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1.0 Recommendations for decision/noting: 
 
It is recommended that Scrutiny Committee:- 
 

1.1 Note progress made in relation to the delivery of the Housing Investment 
Programme to September 2026 and financial performance for the year 2025/26. 

 
2.0 Purpose of Report 

 
2.1 The Housing Investment Programme (HIP) is a strategic programme, 

established to meet identified housing need through the delivery of a portfolio 
of properties for predominantly private rent. Nuplace Ltd is the Council’s chosen 
delivery vehicle for the programme, incorporated in 2015 and in its twelfth year 
of operation. The programme seeks to; 
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• Respond to the borough’s housing need for quality rental homes and places 
to live and support the Council’s ambitious growth agenda and major 
investment into the Borough; 

• Raise the standard of rental provision in the Borough, both in terms of the 
quality of the rental homes and the quality of the landlord service;  

• Enhance the Council’s knowledge and expertise of housing delivery and 
management, through the use of in-house resources to undertake the 
development, management and maintenance of the portfolio of rental 
properties;  

• Generate a long term income stream for the Council that can contribute 
towards the protection of frontline services otherwise affected by budgetary 
constraints;  

• Stimulate local economic growth through job creation during both the 
construction and operational phases of the Programme;  

• Regenerate brownfield and stalled sites; and 

• Transform existing housing stock through the delivery of the Telford & 
Wrekin Homes Programme, established in 2021. 

 
The report presents an update since the previous report to Scrutiny in June 
2025, including: 
 

• Progress against planned developments. 

• Progress against pipeline developments identified in the updated Housing 
Investment Programme Business Plan, approved at Cabinet in February 
2026,  

• Out turn financial performance for the year 2025/26. 

• Customer satisfaction and performance of the property and tenancy 
management service. 

• Social Value outcomes. 

 
3.0 Background 

 
3.1 As of the date of this report, Nuplace’s housing portfolio comprises 759 homes 

across seventeen sites, with a further 37 homes under construction, which 
once complete will bring this latest phase of development to a conclusion, 
culminating in the delivery of 796 homes.   
 

3.2 Of these, 75 are affordable homes, available at discounted rents, with the 
housing investment programme also enabling the delivery of a further 399 
affordable dwellings by housing association partners.   
 

3.3 During the year, major schemes including The Gower, 1 Walker Street, Limes 
Walk, the former Nursery at Ketley Bank and Denmark House at Station Quarter 
have been completed and are now fully occupied or in the process of welcoming 
new residents. The Telford & Wrekin Homes portfolio has expanded to 63 
properties, providing additional housing opportunities across the Borough.  
 

3.4 The completion of developments at Station Quarter and 2 Walker Street will 
see this current phase of diverse and complex schemes reach a conclusion, 
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paving the way for the delivery of further pipeline schemes identified within the 
Programme’s revised Business Plan, approved at Cabinet in February 2025. 
 

3.5 This includes schemes at Phoenix, Brandon Avenue, Southwater Core and 
further expansion of the Telford & Wrekin Homes Programme, with the potential 
to deliver approximately 300 additional homes over future years, subject to 
detailed viability assessment and approval.  
 

3.6 Nuplace's portfolio continues to diversify, offering local people a broad range of 
property types and sizes, including apartments, family homes, bungalows and 
accessible housing. It is estimated that more than 2,000 residents are now 
living in Nuplace properties across the Borough.  

 
3.7 Lettings across the portfolio remain strong, with voids for the financial year 

2025/26 contained at approximately 2.18%%, which is below the budget 
assumption of 3%.  

 
3.8 Upon completion of the next suite of schemes, the programme will have 

resulted in the regeneration of over 47.94 acres of brownfield land and 
refurbished or converted 4,656 sqm of redundant floor space, addressing 
stalled sites and bringing back into use redundant and underused premises. 
 

3.9 Through bespoke Social Value Plans, developed on a site by site basis, projects 
are contributing positively towards strategic and local social value outcomes 
linked to employment, training, apprenticeships, supply chain 
development and the delivery of a range of community projects.   

 
3.10 Nuplace generates income to the Council from a variety of sources, including 

services supplied and interest on debt finance. Since 2015/16 Nuplace has 
generated a cumulative net incremental income of £15.8m to the Council 
to 2025/26.  

 
3.11 Against the £102.18m invested into sites at 31 March 2026, the Nuplace 

asset portfolio has an investment value of £135.4m, representing a 
cumulative 32.5% capital increase. 

 
4.0 Summary of main proposals 

  
4.1 Housing Market Context 

 
4.2 Since the last update to Scrutiny in 2025, the construction industry, financial 

markets and housing sector have continued to evolve in response to changing 
economic conditions and significant legislative reform. Whilst inflationary 
pressures and interest rates have begun to stabilise, both the development and 
management of residential property remain subject to an increasingly complex 
regulatory environment. Key factors are summarised below. 
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4.2.1 Legislative Changes 
 

• The Building Safety Act 2022 continues to represent the most significant 
reform of building safety legislation in a generation. The Act introduced a 
new regulatory framework for the design, construction and occupation of 
buildings, including the establishment of the Building Safety Regulator 
(BSR). The regime is now fully operational, with the BSR overseeing 
enhanced gateway approval processes, duty holder responsibilities and 
competency requirements across the construction sector. Whilst Nuplace's 
current development programme includes a limited number of higher-risk 
buildings, the legislation has increased compliance, design and assurance 
requirements across the wider development industry and will continue to 
influence the delivery of future schemes. 

• The Renters' Rights Act 2025 represents the most significant reform of 
the private rented sector in more than 30 years. The first phase of 
implementation came into force on 1 May 2026, abolishing Section 21 "no 
fault" evictions and replacing fixed-term assured shorthold tenancies with a 
system of periodic tenancies. The legislation also introduces strengthened 
rights for tenants, including provisions relating to rent increases, pets and 
discrimination against households with children or those in receipt of 
benefits. As a professional landlord with a strong focus on housing 
standards and tenancy management, Nuplace has been well positioned to 
respond positively to these changes. 

• The Government has also confirmed its intention to strengthen housing 
quality standards within the private rented sector through the future 
extension of Awaab's Law and wider reforms aimed at ensuring hazards 
and property defects are investigated and addressed within prescribed 
timescales. These measures will further increase expectations around 
property management, maintenance and landlord accountability across the 
sector. 

 
In summary, evolving legislation places greater emphasis on compliance, 
resident safety, housing quality and professional landlord services. Whilst this 
presents additional responsibilities for landlords and developers, it aligns 
closely with Nuplace's existing commitment to delivering high-quality homes 
supported by responsive tenancy and property management services. 
 

4.2.2 Financial Markets 
 

• Interest Rates: The UK base interest rate has been held by the Bank of 
England at 3.75% since December 2025. After peaking at 5.25% in 2023, 
rates trended downward through 2024 and 2025, but further cuts have 
stalled due to global energy shocks and renewed inflationary pressures. 
As a consequence of this interest rates that Nuplace can achieve on debt 
finance remain challenging and will have a significant influence on the cost 
of delivering and operating new housing schemes. 

• Construction Industry Inflation: UK construction cost inflation has 
stabilised from post-pandemic peaks, showing moderate annual 
increases around 2.6% to 3.8%. However, lingering supply pressures, 
energy costs, and high wage demands in specialised trades mean inflation 

https://www.google.com/url?sa=i&source=web&rct=j&url=https://www.bankofengland.co.uk/monetary-policy/the-interest-rate-bank-rate&ved=2ahUKEwihg-2j_q6WAxUzQEEAHQP7HTcQy_kOegoIAggACAAIBxAE&opi=89978449&cd&psig=AOvVaw1nkXWrqc0E5sX5NWgzLKO3&ust=1787307729752000
https://www.google.com/url?sa=i&source=web&rct=j&url=https://www.bankofengland.co.uk/monetary-policy/the-interest-rate-bank-rate&ved=2ahUKEwihg-2j_q6WAxUzQEEAHQP7HTcQy_kOegoIAggACAAIBxAE&opi=89978449&cd&psig=AOvVaw1nkXWrqc0E5sX5NWgzLKO3&ust=1787307729752000
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remains a structural challenge rather than a purely cyclical one. Ongoing 
pressures associated with labour availability, materials and energy costs 
continue to drive cost increases across the sector, requiring careful 
management of development budgets and project risks. 

• Development Viability: Development viability continues to be challenged 
by the cumulative impact of borrowing costs, construction inflation and 
increasing regulatory requirements. This has reinforced the importance of 
securing external grant funding, maximising procurement efficiencies and 
maintaining a strong focus on scheme design and value for money. 

 
4.2.3 Housing Market 

 

• Private Rents: Demand for privately rented homes across Telford & 
Wrekin remains strong, with rental growth continuing despite wider 
economic uncertainty. Average monthly private rents increased from £797 
in June 2025 to £859 in June 2026, representing annual growth of 7.7%, 
significantly above the West Midlands average of 4.4%. Continued 
demand for good quality rental accommodation, combined with 
constrained housing supply, has supported rental growth across the 
borough. 

• House Prices: The owner-occupier market has shown signs of 
stabilisation following a period of higher interest rates and reduced 
transaction volumes. The average house price in Telford & Wrekin was 
£217,000 in May 2026, broadly unchanged from the previous year. Whilst 
house price growth has slowed, values have remained resilient, reflecting 
continued demand for housing within the borough and Telford's relative 
affordability compared with many neighbouring areas.  

• Housing Demand: Demand for both home ownership and private rented 
accommodation remains strong, driven by the borough's continuing 
population and employment growth, strategic location and relative 
affordability. This ongoing demand continues to support the case for 
investment in a diverse range of housing products, including family 
homes, apartments and accessible accommodation, across a variety of 
tenures.  

 
Within this context, the development team have worked hard to drive schemes 
forward to completion, working to maximise grants that are available to support 
schemes and driving as much efficiency as possible in the projects in respect 
of layout, programme etc.to compensate for high interest rates and construction 
costs. Section 4.3 below outlines recent achievements.  
 

4.3 Schemes Completed & Under Development  

Table 1 below summarises schemes completed (green), now in delivery 
(amber) or at feasibility stage (blue), with the remainder of Section 4.2 providing 
a more detailed update against each scheme. 
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Total 
Affordable 

Units by 
Nuplace 

Affordable 
Units by 
Others 

Adaptable 
/ 

Accessible 
(M4(2) & 
M4(3)b) 

Low 
Carbon 
(PV/EV) 

Future 
Homes 

Standard 
Status 

Pool View 
(Randlay) 

0 13 18 0 0 31 0 0 0 0 0 
Completed 
22/07/2016 

Woodland 
Walk 
(Madeley) 

0 13 85 3 0 101 0 0 0 0 0 
Completed 
22/10/2016 

The 
Oaklands 
(Dawley) 

0 32 15 0 0 47 0 0 0 0 0 
Completed 
11/05/2018 

Miners Walk 
(Madeley) 

0 36 17 0 0 53 0 0 0 0 0 
Completed 
31/08/2018 

Blossom 
Walk 
(Hadley) 

0 19 6 0 0 25 3 0 0 0 0 
Completed 
12/03/2018 

Springfields 
(Newport) 

0 25 8 0 0 33 33 0 0 0 0 
Completed 
18/04/2018 

Coppice 
Court 
(Snedshill) 

0 21 13 5 0 39 6 0 0 0 0 
Completed 
10/05/2019 

Rowan View 
(Snedshill) 

0 10 21 6 0 37 0 39 0 0 0 
Completed 
09/04/2021 

Maple Fields 
(Dothill) 

4 15 20 15 0 54 2 0 19 0 0 
Completed 
08/02/2021 

Southwater 
Way 
(Malinslee) 

4 18 16 8 0 46 11 0 0 46 0 
Completed 
26/08/2022 

Wild Walk 
(Donnington) 

4 26 21 15 0 66 0 186 18 66 18 
Completed 
05/12/2024 

The College 
(Wellington) 

0 8 12 0 0 20 0 102 0 20 0 
Completed 
23/01/2025 

Telford & 
Wrekin 
Homes 
(Complete) 

3 15 36 2 1 63 13 0 0 0 0 
Completions 
to 16/03/26 

1 Walker 
Street 
(Wellington) 

9 0 0 0 0 9 0 0 0 9 0 
Completed 
16/10/2025 

Theatre 
Quarter 
(Oakengates) 

7 3 0 0 0 10 0 0 0 10 0 
Completed 
03/10/2025 

The Gower 
(St Georges) 

0 13 0 0 0 13 0 0 0 0 0 
Completed - 
December 
‘25 

Former 
Abacus 
Nursery 
(Ketley Bank) 

1 15 12 0 0 28 7 0 5 21 0 
Completed - 
January ‘26 

Station 
Quarter 

48 36 0 0 0 84 0 72 4 84 0 
Completed 
15/05/26 



Housing Investment Programme – Update Report  
 

7 
 

(Denmark 
House) 

Station 
Quarter (Low 
Rise) 

5 18 10 0 0 33 0 0 25 33 0 

Due to 
Complete 
Jan 27 - Jun 
27 

2 Walker 
Street 
(Wellington) 

4 0 0 0 0 4 0 0 0 4 0 

Due to 
Complete - 
December 
2026 

Telford & 
Wrekin 
Homes 
(Pipeline) 

0 15 15 6 1 37 0 0 0 0 0 
Target end 
2027 

Phoenix Rise 
(Dawley) 

0 20 27 3 0 50 0 88 22 50 0 

Planning 
consent 
August 2026 
/ Due to 
Complete - 
March 2029 

Brandon 
Avenue 
(Shawbrich) 

6 13 11 2 1 33 0   8  18  33 33 

Planning 
Submission 
- Autumn 
2026 

Southwater 
Core  

16 26 0 0 0 42 

20 

      42 
Pre app - 
Autumn 
2026 

Station 
Quarter - 
Plot 1 

31 25 0 0 0 56       56   

Total 142 435 363 65 3 1014 95 487 93 343 149   

Percentage 14% 43% 36% 6% 0% 100% 9%   9% 34% 15%   

 Table 1: Housing Investment Programme Schemes 
 
4.3.1 1 Walker Street, Wellington 

The restoration of the iconic former YMCA building in the heart of Wellington 
was successfully completed in September 2025. Supported by Towns Fund 
Investment Funding, the scheme delivered nine high-quality apartments for 
Nuplace within the existing building, alongside retail space at ground floor 
level. The development provides a unique residential offer within a landmark 
town centre building, bringing a prominent historic asset back into active use 
and contributing to the ongoing regeneration of Wellington town centre. 
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4.3.2 Theatre Quarter, Oakengates 

This scheme, supported by Towns Fund Investment Funding, was 
successfully completed in October 2025, and saw previously underutilised 
space above retail units at Limes Walk, converted into 10 high-quality 
apartments. The development has expanded the range of housing available 
within the local area, particularly one-bedroom accommodation, and has been 
well received by the market. 
 
The project has made effective use of redundant town centre space, bringing 
additional residential activity into Oakengates and complementing wider 
investment in the local centre. The introduction of new homes above existing 
commercial premises has helped to strengthen the vitality of the area while 
making best use of an existing building. 
 

  
4.3.3 The Gower, St Georges 

The refurbishment and conversion of this Grade II listed building has 
transformed a long-vacant heritage asset into a vibrant and sustainable 
development at the heart of the St Georges community. Through the careful 
restoration of its historic features, the project has preserved the character and 
significance of the building while securing its long-term future. 

 
The scheme has delivered three high-quality apartments for Nuplace within 
the existing building, alongside 10 new two-bedroom homes, with all 
Nuplace residential units completed in December 2025. The development 
also provides new office accommodation and a purpose-built community hall, 
which was completed and leased to St Georges & Priorslee Parish Council 
in July 2026. The project represents a significant investment in the area, 
successfully combining heritage conservation, new housing delivery and 
enhanced community facilities to create a long lasting legacy for local residents. 
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4.3.4 Former Nursery, Ketley Bank 

Works to restore and preserve this historic building, alongside the delivery of 
new-build homes, have now been successfully completed, with the final 
handover of all plots taking place in January 2026. The scheme provides 
private rent, affordable and accessible accommodation, catering for a range of 
housing needs whilst also meeting Nuplace's low-carbon objectives through 
thermal insulation, PVs and EV chargers. 
 
Delivery was supported through a successful application to the WMCA 
Brownfield Fund, securing £448k of grant funding. The completed scheme 
has brought a historic building back into active use while delivering a range of 
high-quality new homes, including adaptable bungalows that respond to 
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strong demand for a greater variety of housing options within the local 
area. By combining heritage restoration with sustainable development 
principles, the project has enhanced housing choice and created an attractive 
new place for people to call home. 

  

 
4.3.5 Station Quarter, Telford Town Centre 

Delivery of the residential element of this landmark town centre regeneration 
scheme has continued to make excellent progress over the last year. A 
significant milestone was achieved in May 2026 with the practical completion 
of Denmark House, delivering 84 fully furnished apartments alongside a 
residents’ lounge and co-working space. The first residents moved into the 
development in July 2026, creating a new residential community at the heart of 
Station Quarter and introducing a new rental offer for Nuplace, with apartments 
benefitting from furniture, Wi-Fi and a range of amenities designed to support 
modern town centre living. The development also includes access to a Rent-a-
Car scheme, providing residents with a flexible and sustainable transport option 
whilst reducing the need for individual car ownership. This complements the 
town centre location of the scheme and supports wider sustainability objectives. 
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Construction of the 33 town houses is also progressing well, with the homes 
scheduled for handover between January and June 2027. Together, these 
developments will deliver 117 private rented homes for Nuplace, providing a 
diverse mix of accommodation and supporting the continued growth and 
regeneration of Telford Town Centre.  
 
Alongside Nuplace, Legal & General Affordable Homes (L&GAH) are 
delivering a further 72 homes for shared ownership and affordable rent, 
helping to create a balanced and sustainable new community. The scheme 
includes a range of low-carbon dwellings, from one-bedroom apartments to 
three-bedroom town houses, including accessible and adaptable dwellings. 
Supported by £4.725m of WMCA grant funding, Station Quarter continues to 
play a key role in increasing housing choice, attracting new residents into the 
town centre and supporting the wider regeneration ambitions for Telford. 

 
4.3.6 2 Walker Street 

Works are progressing well on the redevelopment of 2 Walker Street, 
Wellington, which will deliver four apartments for Nuplace alongside retail 
space at ground floor level. The scheme will bring a prominent town centre 

 

 

 

 



Housing Investment Programme – Update Report  
 

12 
 

site back into active use, supporting the ongoing regeneration of Wellington and 
making a positive contribution to the vitality of the high street. 
 
The development will provide much-needed one-bedroom homes in a highly 
sustainable and accessible location, increasing housing choice within the 
borough while complementing the wider town centre offer. Works are ongoing 
and currently forecast to complete in December 2026. 

 

 

 
4.3.7 Telford & Wrekin Homes 

Established in June 2021, the Telford & Wrekin Homes programme has 
continued to grow, with a further seven homes acquired to March 2026 bringing 
the total number of properties to 63, with homes ranging in size from one to five 
bedrooms and located throughout the borough. Acquisitions have continued to 
focus on redundant stock from Housing Plus Group, with purchases taking 
place following refurbishment to Nuplace specifications. This has been 
complemented by selective open market acquisitions where intervention has 
significantly improved both the quality of the accommodation and the tenancy 
management services being provided. 
 
Telford & Wrekin Homes properties continue to be let at a mixture of private 
and social rents and are used wherever possible to support wider Council 
objectives, including the provision of temporary accommodation and support for 
foster families. Targeted acquisitions to meet specific housing needs continue 
to be reviewed regularly with colleagues in the commissioning team, ensuring 
the programme remains responsive to local demand and delivers positive 
outcomes for residents across the borough. 
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Acquisition of a further 37 homes is included within Nuplace’s pipeline to 
achieve the original 100 home target. However, rising refurbishment costs, 
interest rates, higher than average voids and repair and maintenance costs 
across the TWH portfolio continue to make this marginal investment 
challenging. The opportunity for the Council to continue this programme 
through its proposed Council House delivery model may present a more viable 
proposition moving forward, if supported by grant funding.  

 
4.3.8 Former Phoenix Site, Dawley 

 
Phoenix Rise is a major housing-led regeneration scheme in Dawley that 
will deliver 207 new homes, including 50 homes for Nuplace, across a 
mixed-tenure and intergenerational development. Planning permission was 
secured in August 2026, marking a significant milestone for the project and 
supporting a planned start on site by end 2026. The scheme will provide a 
diverse range of accommodation, including one to five-bedroom homes, 
retirement living accommodation and bungalows, helping to meet a broad 
range of local housing needs whilst supporting residents at different stages of 
life. 
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Alongside new housing provision, the development will deliver a wide range of 
community and environmental benefits including community allotments, 
improved parking facilities serving local amenities, enhancements to the 
local highway network and improved public transport connectivity. 
Sustainability has been embedded throughout the design, with all homes being 
fully electric and incorporating energy-efficient technologies, alongside 
significant investment in green infrastructure and biodiversity enhancements. 
As one of the largest schemes within the Housing Investment Programme, 
Phoenix represents a substantial investment in the future of Dawley and will 
make an important contribution towards housing delivery, community wellbeing 
and wider regeneration objectives. 

 
 

 
 

4.3.9 Brandon Avenue, Shawbirch 
 

Brandon Avenue represents an opportunity to deliver a high-quality, mixed-
tenure residential development on a Council-owned site in Shawbirch, which 
has been identified for housing development within the Council's emerging 
Local Plan. The proposed scheme will provide 33 new homes, including a mix 
of private rented and affordable accommodation, with properties ranging 
from one to five bedrooms, to meet a broad range of housing needs. Located 
close to local services, healthcare facilities and transport connections, the 
development will create a sustainable and well-connected residential 
community while making effective use of a public asset. 

 
Following two rounds of pre application advice alongside public consultation, 
the layout and development mix have been refined to maximise benefits whilst 
ensuring deliverability. A planning application due to be submitted in Autumn 
2026.  
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4.3.10 Plot 1 Station Quarter 

 
Plot 1 Station Quarter is located at the heart of Telford Town Centre, at the 
junction of Ironmasters Way and Lawn Central. Benefitting from outline 
planning consent, the site is being brought forward for development as part of 
Nuplace’s pipeline for approximately 56 one and two-bedroom apartments 
across two four-storey buildings. Located in a highly sustainable location, 
the scheme will build on the provision at Denmark House and deliver more 
modern private rent and affordable homes within easy reach of transport links, 
employment opportunities, education facilities and leisure destinations, 
supporting the continued growth of Station Quarter and strengthening Telford 
Town Centre as a place to live. A submission for pre application advice is due 
to be submitted in Autum in order to refine proposals and further test viability 
which will need to be supported through grant funding.  

  
4.3.11 Southwater Core 

 
This brownfield development plot, adjacent to Southwater Lake has been 
stalled for some time. The demand shown for high quality town centre living 
accommodation at Denmark House has provided confidence to bring forward 
this plot for housing, with proposals having been developed for a 42 dwelling 
apartment scheme at the heart of Telford Town Centre.  
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The project is currently being progressed alongside Plot 1 Station Quarter, 
allowing opportunities to align procurement, design development and 
construction delivery approaches to maximise efficiencies and improve overall 
viability. Consideration is also being given to how affordable housing provision 
and external funding opportunities can be optimised across both sites. A 
submission for pre application advice is to be made in Autumn 2026.  

 
4.4 Summary of Delivery 

The latest phase of Nuplace development has seen the delivery of complex and 
diverse schemes across the Borough, brining increased housing choice whilst 
addressing stalled sites and redundant buildings. With this phase drawing to a 
close, attention has shifted to progressing pipeline schemes within Nuplace’s 
approved Business Plan. Progress through pre-construction phases, to 
delivery, will be reliant on continued stabilisation in the sector as well as a 
softening of interest rates. Alongside pipeline schemes, Nuplace have been 
approached by a range of developers, hoping to partner with Nuplace on 
schemes across the Borough. In some cases, these provide opportunity for 
accelerated growth in the Nuplace portfolio as well as opportunities to secure 
delivery alongside affordable homes for the Council.  

 
4.4.1 Operational Performance 

 
As the Nuplace portfolio continues to grow, the operational structure has 
evolved to ensure the high standards of property and tenancy management are 
maintained across an increasing number of homes. Additional resources have 
been secured within both the housing management and repairs and 
maintenance teams, enabling the service to respond effectively to growing 
demand and maintain a strong focus on customer satisfaction.  
 
The expansion of the repairs and maintenance team has enabled a proportion 
of works to be undertaken in-house, helping to improve responsiveness, 
provide greater control over service quality and deliver better value for money. 



Housing Investment Programme – Update Report  
 

17 
 

This approach has supported the efficient delivery of both responsive repairs 
and planned maintenance activities across the portfolio.  
 
Resources continue to be reviewed and deployed on an as-needed basis, 
ensuring staffing levels remain proportionate to the size and complexity of the 
portfolio while maintaining operational efficiency. This flexible approach 
enables services to adapt to changing demands, supports the continued growth 
of Nuplace and ensures residents continue to receive a high-quality service. 

 
4.4.2 Tenant Satisfaction 

 
Nuplace’s annual tenant satisfaction questionnaire, which seeks to understand 
tenant profile as well as areas for improvement in Nuplace’s development and 
management service, was undertaken in early 2026, 183 responses were 
received, representing just over a quarter of all Nuplace households. Key 
findings are summarised below: 

• 91% of tenants would recommend Nuplace to their family and friends, 
an increase from 86% in the previous survey. 

• 82% of tenants were satisfied or very satisfied with repairs carried out 
to their property.  

• 82% of tenants were satisfied or very satisfied with the service 
provided by their Property Management Officer.  

• 80% of people moved to their Nuplace home from another part of the 
Borough, demonstrating Nuplace's role in retaining residents within Telford 
& Wrekin.  

• 69% of tenants consider their Nuplace home to be their forever home. 

• 20% of residents were new to the Borough, highlighting Nuplace's 
contribution towards attracting new households to Telford & Wrekin. 

• When asked what they most like about having Nuplace as a landlord, 
common responses included security of tenure, friendly and reliable 
staff, responsive repairs and maintenance services, clear 
communication and the quality of Nuplace homes.  

 
The results of the survey have been analysed and are being used to identify 
opportunities for improvement across both the development and management 
functions of Nuplace. Resident feedback has informed ongoing service 
enhancements, including additional resource within the repairs and 
maintenance team, increased in-house delivery of maintenance works and 
continued learning to influence the design and specification of future 
developments. Areas identified for further focus include repairs, parking 
provision and storage within homes. 

 
4.4.3 Social & Added Value  

 
Nuplace’s extensive development programme and longstanding relationships 
with delivery partners, has enabled an increased focus on maximising social 
value through development activity. Working collaboratively with partners 
including Lovell and Housing Plus Group, social value initiatives have focused 
on supporting employment and skills development, strengthening local supply 



Housing Investment Programme – Update Report  
 

18 
 

chains, investing in community projects and promoting environmental 
sustainability. Significant outcomes delivered through the latest phase of 
developments include: 

 
Education & Training 
 

• 58 apprentices and trainees supported across the development 
programme. 

• 36 work experience placements provided for local people. 

• 119 hours of school and college engagement delivered with local 
schools and young people. 

• 363 hours of support into employment provided for unemployed 
residents. 

• 24 new and retained jobs created and supported through the delivery of 
contracts. 

 
All of the above activity has been accompanied by the "Built by You" initiative, 
an innovative recruitment programme developed through collaboration between 
the Council, Lovell and Telford College. The programme provides training, 
qualifications, work experience and employment opportunities to support the 
next generation of construction professionals and help local people access 
careers within the industry. In addition, dedicated employability programmes 
have supported young people not in education, employment or training (NEET) 
through accredited training, work experience placements and direct pathways 
into construction careers.  

 
Community Engagement 

 
Through shared social value funding, development partners have invested over 
£79,000 in community projects, charities and local initiatives across the 
Borough, delivering lasting benefits for local residents and organisations.  
 
Projects supported have included improvements to Donnington Wood Infant 
School, Dothill Primary School, Shortwood Primary School, Telford Sea 
Cadets, St Matthew's Church, St John Ambulance, and local community 
facilities, alongside contributions towards the restoration of the Dragonfly Play 
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Area at Granville Country Park, youth services, environmental projects, 
STEM initiatives and programmes supporting vulnerable residents. Delivery 
partners have also provided significant volunteering and fundraising support to 
local charities, schools, food redistribution programmes and community 
organisations, helping to create a lasting legacy within local neighbourhoods. 

 

  
 

Social value activity has also promoted environmental awareness through 
school engagement initiatives, sustainability competitions and educational 
activities designed to encourage young people's interest in environmental 
sustainability and construction careers.  

 
Economic & Environmental Impact 

 

• £29.3m spent within local supply chains, supporting local businesses 
and employment opportunities. 

•  75% of expenditure retained within the local economy, with the majority 
of spend directed to SME businesses and local subcontractors. 

• 98% of construction waste diverted from landfill. 

• Introduction of innovative low-carbon construction practices, including 
solar-hybrid site power solutions and the use of sustainable fuels, reducing 
carbon emissions, fuel consumption and operational costs. 

 
These outcomes demonstrate how the Housing Investment Programme is 
delivering benefits beyond the provision of new homes, creating opportunities 
for residents, supporting local businesses, investing in communities and 
contributing towards the Council’s wider economic, social and environmental 
objectives. 
 

5.0 Council Priorities  

The recommendations in this report align with the following Council Priorities: 
 

• All neighbourhoods are a great place to live 

• Everyone benefits from a thriving economy; and 
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• A community-focused, innovative council, providing efficient, effective 
and quality services. 

 
6.0 Financial Implications 

6.1 The information below has been taken from the audited accounts for Nuplace 
ending March 2026. The accounts continue to show strong performance for the 
year as detailed below: 

• Voids: Occupancy across the portfolio has remained high with properties 
quickly reserved on first let and re-let, with this being reflected in void levels, 
which were 2.18% in 2025/26 compared to 1.37% in 2024/25, and remain 
well below the business case assumption of 3%.  

• Rent & Turnover: Nuplace’s turnover increased to £6.2m in 2025/26 from 
£5.0m in 2024/5. Rents continue to be adjusted in line with market conditions 
upon re-let and annual rent increases were also implemented in 2025/26.  

• Profit & Dividend: Profit, before interest and taxation increased in year to 
£4.2m from £3.2m in 2024/25, with gross profit after interest and before tax 
of £588k, £448k 2024/25. A dividend of £327.6k was paid to the Council at 
year end, which has gone towards delivering front line social care services 
(the balance of profit has been retained within Nuplace to go towards future 
maintenance of the portfolio).  

• Debts: Overdue debts continue to be actively managed with payment plans 
in place, however debt levels have increased. Where tenants have moved 
out without notice, tracing agents have been appointed in order to support 
the debt recovery process and where tenants are in situ, legal proceedings 
have commenced to obtain possession.  

• Planned Maintenance: The cost of asset and site maintenance in the year 
increased to £642k (£632k; 2024/25). The majority of this was associated 
with identified planned maintenance, deep cleaning of external areas and 
statutory gas and electrical inspections. Ongoing planned maintenance 
inspections will support the development of the planned maintenance 
programmes moving forward and allocation and use of the sinking fund.  

• Capital Growth: The total investment into sites, since the company was 
established in 2015 amounts to £102.18m to the end of March 2026. End of 
year valuations estimate the portfolio to be worth £135.9m representing a 
cumulative capital growth of £33.72m.  

 
7.0 Legal and HR Implications 
 
7.1 The Council has the necessary powers to undertake housing and investment 

activity of the nature described within this report, subject to individual schemes 
continuing to be progressed in accordance with the Council’s constitutional 
requirements, relevant statutory powers, procurement obligations and 
appropriate governance arrangements. 

 
7.2 The Council continues to have regard to the Building Safety Act 2022 and 

associated regulations which impose enhanced responsibilities in relation to 
building safety, competence and regulatory compliance. In its capacity as 
landlord, Nuplace must also ensure continuing compliance with applicable 
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housing, landlord and tenant, property safety and consumer protection 
legislation. Further The Renters’ Rights Act 2025 introduced relevant reforms 
to the private rented sector. 
 

7.3 Subject to continued compliance with these requirements and the appropriate 
consideration of legal issues as individual schemes progress, there are no 
additional legal implications arising directly from the recommendation that the 
Scrutiny Committee note the progress and financial performance set out in this 
report. 

  
8.0 Ward Implications  
 
8.1 Nuplace are operating in a range of locations across the Borough and in doing 

so are regenerating stalled and brownfield sites whilst delivering homes that 
improve housing standards in terms of the property itself but also the 
management services 

 
9.0 Health, Social and Economic Implications  

9.1 Nuplace homes provide more than a roof over the head, they are a place that 
offers safety, stability and security, provides for household needs and is well 
connected to community, work and services.  

 
Through the direct delivery of well-designed and maintained homes, in 
sustainable locations, Nuplace is providing people with the base from which 
they can build and maintain healthy and prosperous lives. With over 2,000 
people now living in Nuplace homes, this positive impact is significant and 
contributing directly to the wellbeing of the Borough’s residents. The delivery of 
an increasing number of accessible and adaptable accommodation delivered 
or in delivery on recent sites, such as Wild Walk, Muxton, Station Quarter and 
Ketley, allocated to occupiers who are over 55 or have a demonstrable need, 
will ensure that people with a range of needs that cannot be met by mainstream 
housing, have the same access to a home which directly meets their needs and 
supports independent living.  

 
10.0 Equality and Diversity Implications  

10.1 Through the delivery of high quality housing across a range of tenures including 
affordable, social and private rent, alongside the construction of homes which 
are accessible and adaptable, the HIP is ensuring that people with a range of 
needs and in a range of financial circumstances can remain living 
independently at home.  

 
11.0 Climate Change, Biodiversity and Environmental Implications  
 
11.1 As set out in the report, Nuplace is committed to contributing towards the 

Council’s low carbon agenda and is seeking to lead the way in delivering low 
carbon, low energy developments. 
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12.0     Conclusion 
 
12.1 The report seeks to summarise the key achievements made through the 

Housing Investment Programme since the last update report brought to 
Scrutiny in June 2025, covering development, operational and financial 
performance as well as social value outcomes. Future development and 
operational objectives have been clearly set out in a revised Business Plan, 
approved at Cabinet in February 2026. Delivery against this plan is well 
underway but will rely on continued stability within the development and housing 
markets as well as a softening of interest rates as schemes move from pre-
construction to start on site. 

  
13.0 Background Papers 

1 Cabinet Report: Housing Investment Programme Update – 13.02.2026 
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